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PLANNING AND ZONING COMMISSION 
STAFF REPORT 
 
June 18, 2009 
 
 

Rezoning RZ09-14: City of Bryan – Coulter Field Development Plan 
 
 
CASE DESCRIPTION:   a request to change the zoning classification from Agricultural – Open 

District (A-O) to Planned Development – Business District (PD-B) 
 
LOCATION:  6120 East State Highway 21, being 269.412 acres of land out of Stephen 

F. Austin Survey located on the south side of State Highway 21 east of 
its intersection with Wallis Road 

 
PROPERTY OWNER: City of Bryan 
 
STAFF CONTACT: Randy Haynes, Staff Planner 
 
SUMMARY RECOMMENDATION: Staff recommends approving this rezoning request.  
 
EXISTING LAND USE:  municipal airport facilities 
 
SURROUNDING ZONING AND LAND USES: 
 
North (across SH 21)  A-O and Industrial  industrial and retail uses 
East, South and West  n/a    adjacent areas are outside the city limits 
   
LOCATION MAP:  
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AERIAL VIEW (2008): 
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BACKGROUND: 
 
Coulter Airfield has been publically owned and in use 1938. When the land was annexed into the city in 
1999, this land was zoned Agricultural – Open District (A-O). Airport operations are not permitted by 
right in the A-O District. The Zoning Ordinance allows expansion of facilities for airport use only with 
the approval of a Conditional Use Permit by the Planning and Zoning Commission. 
 
Development of Coulter Airfield has been limited to construction of hangers and other infrastructure 
necessary for the housing of aircraft and basic operation of the facility. Future business arrangements are 
possible that would permit commercial development on airport property. The existing A-O zoning does 
not permit the range of uses needed to accommodate meaningful expansion. Industrial District zoning is 
the only Bryan zoning district that permits airport uses by right. Industrial zoning however permits many 
uses that would not be appropriate at this location along the Highway 21 entry corridor or near aviation 
operations. 
 
In order to facilitate future development (either public or private) on Coulter Airfield property, the city 
staff proposes to rezone this city-owned property from its current A-O designation to a Planned 
Development – Business District (PD-B). The Zoning Ordinance permits the formation of a PD-B District 
to permit new or innovative concepts in land utilization not permitted by other zoning districts. Staff 
contends that Coulter Airfield merits consideration of planned development zoning. 
 
The working feature of planned development zoning is the adoption by City Council of a development 
plan. The development plan consists of both text and images (maps) that define the land use rules and 
development standards that will govern development on this property. Attached is a development plan for 
a proposed Coulter Airfield PD zoning district. The following development plan is structured around 
three controlling documents: 
 

1. Airport Development Plan Coulter Airfield Smith – Western Engineering, May, 2006; 
2. TxDOT Aviation Division’s Airport Layout Drawing - Coulter Field Bryan, Texas 2006; and 
3. City of Bryan Code of Ordinances, primarily Chapter 130 – Zoning. 

 
During its regular meeting on May 21, 2009 the Coulter Airfield Advisory Committee voted to 
recommend approval of the proposed Planned Development – Business District (PD-B) to the Planning 
and Zoning Commission and the City Council. 
 
RELATION TO BRYAN’S COMPREHENSIVE PLAN: 

The City of Bryan adopted a new Comprehensive Plan in January 2007. The plan includes policy 
recommendations related to the various physical development aspects of the community. Chapter 6 of the 
Comprehensive Plan addresses issues related to transportation. 

6.0 TRANSPORTATION 
Transportation refers to the element of the Comprehensive Plan that serves to assure sufficient 
transportation mobility to accommodate the transportation needs of the community.  Mobility needs 
must take into account all modes of transportation from pedestrians, bicycles, public transportation, 
streets and highways, railroads and airports. Adequate transportation facilities are vital to promote 
growth, manage the effects of development and protect and improve Bryan’s quality of life. 
 
6.1 Goals, Objectives and Action Statements 

The following goals, objectives and action statements were developed with input received from 
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citizens to address transportation issues facing Bryan over the next twenty years. 

Objective D) Develop and promote commercial and general aviation facilities and services. 

Action Statement:  Implement the Coulter Field Airport Development Plan. 

 
PROPOSED DEVELOPMENT PLAN: 
 
General purpose and description.  
 
The Coulter Airfield development plan is intended to guide planning of land use and physical 
development on this city-owned property. The PD-B zoning designation is envisioned as a tool to help 
stabilize and improve property utilization, to encourage facility improvement, to facilitate appropriate 
development both on airport property and surrounding privately held land, to strengthen the area economy 
and to promote the use of Coulter Airfield for the general welfare of the community. 
 
1. Land uses within this PD-B District will comply with uses set out in the attached development plan. 

The plan illustrates four “use zones” on the 269+ acre property. Uses within those zones shall be as 
follows: 

 
a. Zone 1 - Aircraft Operations Area.  

1.) Airside* aviation services 
2.) Aircraft hanger 
3.) Aircraft fueling facility 
4.) Runways, taxiways, aprons 
5.) Terminal building 
6.) Pilot and passenger services 
7.) Essential aviation uses (communications, weather, instrument facilities) 

 
b. Zone 2 – Runway Protection Zone. 

 
1.) Runways, taxiways, aprons 
2.) No above - ground development; 
3.) Object free area; 
4.) No parking of equipment, vehicles or aircraft; 
5.) Essential aviation uses (communications, weather, instrument facilities; 
6.) Storm water retention or detention basins are not allowed; 
7.) Landscaping or features that would provide habitat for wildlife is prohibited. 

 
c. Zone 3 – Retail Services Area. 

1.) Automobile service station; 
2.) Automobile rental; 
3.) Motel or Hotel; 
4.) Restaurant; 
5.) General office use (professional, administrative); 
6.) Laboratory (scientific, research, medical); 
7.) Office-showroom/warehouse 
8.) Retail or service, incidental  
9.) Technical school; 
10.) General office use (professional, administrative); 
11.) Retail or service, incidental; 
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12.) Aircraft hanger; 
13.) Aircraft sales, service and repair; 
14.) Sport aviation training and support services 
15.) Essential aviation uses (communications, weather, instrument facilities) 

 
d. Zone 4 – Aviation Business Area. 

1.) Landside* aviation services; 
2.) Aviation related technical school; 
3.) Aviation related general office use (professional, administrative); 
4.) Aircraft hanger; 
5.) Aircraft sales, service and repair; 
6.) Sport aviation training and support services; 
7.) Essential aviation uses (communications, weather, instrument facilities) 

 
*There are two major classifications of airport property: landside, which is where 
facilities and activities for surface based activities occur, and airside which is where 
aircraft operations directly related to flight are conducted.  

 
2. Height regulations. The same height regulations applicable to properties zoned Commercial District 
(C-3) shall apply in this PD-B District. (See Bryan Code of Ordinances Chapter 62, Article IV.) 
 
3. Lot area and setback requirements. The same lot area and setback regulations applicable to 
properties zoned Commercial District (C-3) shall apply in this PD-B District, with the following addition: 
 

a) In the case of absence of internal lot lines within the airport boundaries, applicable 
building and fire codes adopted by the City of Bryan shall determine minimum building 
separation.  

 
4. Off street parking regulations. The same standards for off-street parking described in Bryan Code of 
Ordinances Chapter 62, Article IV shall apply, with the following addition: 
 

a) No off-street parking shall be required for hangars used solely for the storage of aircraft. 
 
5. Other regulations: 
 

a) The same landscaping requirements shall be as specified in Bryan Code of Ordinances Chapter 
62, Article VII, with the addition of the following: 

  
a.1 Landscape design and its elements shall carefully consider wildlife management, so as to 

not create undesirable attractants, which may be a significant hazard to airfield 
operations. 

a.2 Landscape plantings required as a result of development shall be placed within identified 
landscape areas identified on the development plan. 

a.3 Landscape designs shall use native Texas plants that are drought-tolerant reducing both 
water consumption and maintenance.  

 
b) Construction Standards 
 

b.1 Buildings within the Coulter Airfield PD-B District shall have 100 percent of facades 
covered by non-metallic material. Exceptions include aircraft hangers; federal or state 
government owned structures, facilities and uses; and temporary structures for uses 
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incidental to construction work on the premises, which said buildings shall be removed 
upon the completion or abandonment of construction work.  

 
b.3 Designs incorporating metallic architectural elements may be approved by the Site 

Development Review Committee (SDRC). 
 
b.4 The most recent Texas Department of Transportation (TxDOT) approved airport layout 

drawing will control placement of structures and facilities on airport property. 
 

c) Open storage is prohibited. 
 
d) No temporary structures, such as recreational vehicles, travel trailers, construction trailers, or 

mobile homes may be used for on-site dwelling purposes. 
 

e) The same regulations applicable to properties zoned Commercial District (C-3) shall apply to 
wireless telecommunication facilities within this PD-B District. (See Bryan Code of Ordinances 
Chapter 130, Zoning, and Chapter 62, Land and Site Development). 

 
f) As established by all other applicable sections and/or ordinances. 

 
g) Regarding any non-aviation land uses that are to be considered within the airport property, 

TxDOT and the Federal Aviation Administration (FAA) shall be consulted before final approval 
is made. Comments and approvals from these agencies shall be included in the site development 
record for each project. ** 

 
**TxDOT and FAA grant agreements (assurances) are specific as to the kinds of activity 
and operations that may be conducted on airports that have been developed through 
federal and State funding programs.  
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PROPOSED DEVELOPMENT PLAN: 
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ANALYSIS: 
 
In making its recommendation regarding a proposed zoning change, the Planning and Zoning 
Commission shall consider the following factors. 
 
1. Whether the uses permitted by the proposed change will be appropriate in the immediate area 

concerned; relationship to general area and the City as a whole.  
 

Most of the area surrounding the subject property is zoned A-O District and sparsely 
developed. Staff believes that the proposed PD-B District, if approved, would allow the 
development of this property in a manner consistent with the Coulter Airfield Plan adopted by 
the City Council June 13, 2006. The proposed mix of commercial and aviation uses on airport 
property will provide a starting point and framework for planning the surrounding land, much 
of it outside of the city limits. 

 
2. Whether the proposed change is in accord with any existing or proposed plans for providing public 

schools, streets, water supply, sanitary sewers, and other utilities to the area and shall note the 
findings.  

 
The proposed zoning change is intended to help facilitate the implementation of the 2006 
Coulter Airfield Plan. Other than improvements made on airport property, no other 
infrastructure plans immediately apply. Any issues regarding utility capacity will be addressed 
at the time of development. 
 

3. The amount of vacant land currently classified for similar development in the vicinity and elsewhere 
in the City, and any special circumstances which may make a substantial part of such vacant land 
unavailable for development. 
 
There is a considerable amount of land zoned A-O District within the city. Adoption of the 
proposed PD-B zoning will not affect the availability of that land for development. 

 
4. The recent rate at which land is being developed in the same zoning classification as the request, 

particularly in the vicinity of the proposed change. 
 
The proposed PD-B zoning is unique. No other property in Bryan is currently being developed 
as municipal airport.  

 
5. How other areas designated for similar development will be, or are unlikely to be affected if the 

proposed amendment is approved, and whether such designation for other areas should be modified 
also. 

 
Requests for commercial rezoning along the Highway 21 corridor have increased recently. Staff 
contends that the proposed PD-B District will only allows uses that can help promote Council’s 
Strategic Plan goals (e.g., appearance along major corridors) and the Comprehensive Plan 
recommendations for land use this area. 
 

6. Any other factors affecting health, safety, morals, or general welfare. 
 
Staff contends that adoption of the proposed PD-B district will help guide use of the municipal 
airport property and will result in a safer environment both at Coulter Airfield and 
surrounding property. 
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In addition, the Planning and Zoning Commission shall not approve a planned development if it finds that 
the proposed planned development does not conform with applicable regulations and standards 
established by Section 130-125 of the Zoning Ordinance: 
 

1. Is not compatible with existing or permitted uses on abutting sites, in terms of use, building height, 
bulk and scale, setbacks and open spaces, landscaping, drainage, or access and circulation features, 
within the standards established by this section. 
 

The proposed PD-B District is structured to ensure compatibility with current land uses and 
anticipated future land uses in the area. 

 

2. Potentially creates unfavorable effects or impacts on other existing or permitted uses on abutting sites 
that cannot be mitigated by the provisions of this section. 
 

Adoption of the proposed PD-B zoning will help improve planning for the development of the 
municipal airport. Staff is unable to identify any potentially adverse effects or impacts on other 
existing or permitted uses on abutting sites that cannot be mitigated by the provisions of the 
proposed PD-B District and existing development review processes. 
 

3. Adversely affects the safety and convenience of vehicular and pedestrian circulation in the vicinity, 
including traffic reasonably expected to be generated by the proposed use and other uses reasonably 
anticipated in the area considering existing zoning and land uses in the area. 

 

Staff contends that the proposed development will not adversely affect the safety and 
convenience of vehicular and pedestrian circulation in the vicinity. Staff is confident that any 
traffic issues (should they arise) can be mitigated by existing development review processes. 

 

4. Adversely affects traffic control or adjacent properties by inappropriate location, lighting, or types of 
signs. 
 

Staff contends that the proposed development will not adversely affect traffic control or 
adjacent properties by inappropriate location, lighting, or types of signs. Staff is confident that 
any signage issues (should they arise) can be mitigated by existing development review 
processes. 

 

5. Fails to reasonably protect persons and property from erosion, flood or water damage, fire, noise, 
glare, and similar hazards or impacts. 
 

Staff contends that the proposed development will reasonably protect persons and property 
from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts, in 
conformance with applicable city ordinances. All of these issues will be subject to review and 
approval by the SDRC before development can occur. 
 

6. Will be detrimental to the public health, safety, or welfare, or materially injurious to properties or 
improvements in the vicinity, for reasons specifically articulated by the commission. 
 

Staff believes that the proposed use and development of this property will neither adversely 
affect health, safety, morals, or general welfare nor be materially injurious to properties or 
improvements in the vicinity. 

 
 
RECOMMENDATION: 
 
Staff recommends approving the proposed rezoning to Planned Development – Business District (PD-B). 


